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Vicinity Map for 24 W. Gutierrez St. 

IV. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: Ryan Jeffrey 

Property Owner: Susan Budinger Loncki Trust 

Site Information 

Parcel Number: 037-211-020 Lot Area: 6,720 sq. ft. 

General Plan: Commercial/ High 

Residential (28-36 du/ac)/ Priority 

Housing Overlay 

Zoning: M-C, Manufacturing

Commercial 

Existing Use: Residential Topography: Approximately 2% 

Adjacent Land Uses 

North – Approved mixed-use development East - Commercial 

South - Commercial West - Commercial 

Project Site 
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B. PROJECT STATISTICS

Existing Proposed 

Commercial Unit n/a 752 sq. ft. 

Residential Units 

2 units -  

One main single-family 

residence and one small cottage 

totaling 2,412 sq. ft.  

2 units -  

Level 2: 3,432 sq. ft. 

Level 3: 3,340 sq. ft. 

V. POLICY AND ZONING CONSISTENCY ANALYSIS

A. ZONING ORDINANCE CONSISTENCY

The subject property is zoned M-C (Manufacturing Commercial). Multi-unit residential, 

commercial and mixed-use developments are allowed in the M-C Zone. The residential portion 

of the project is proposed to be developed under base density, which allows two units for the 

6,720 square foot lot (SBMC §30.30.030).  The property is subject to the ten foot street widening 

setback line for Gutierrez Street (SBMC §30.140.190).  

Standard Requirement/ Allowance Existing Proposed 

Setbacks 

-Front

-Interior

-Rear

10 feet 

0 

0 

20 feet 

Varies 0 to 15 feet 

1 foot  

10 feet 

1 foot 

1 foot 

Building Height 45 feet approx. 20 feet 
approx. 43 feet; stair 

tower approx. 53 feet 

Parking 

Nonresidential:  

one space/500 sq. ft. and 

80% Zone of Benefit = 1 

space;  

Residential, mixed-use in 

CBD: 

One covered space per 

unit=  

2 spaces; 

Guest parking: 0 spaces 

3-car garage 

Commercial: 1 space 

Residential: 4 covered 

spaces 

Common 

Open Yard 

15% of lot area = 1,008 

sq. ft.; 10’ x 10’ minimum 

dimensions 

n/a 
13% (875 sq. ft.);  

less than 10’x10’* 

Private 

Open Yard 

96 sq. ft. (6’x 6’ minimum 

dimensions) 
n/a 

Level 2: 1,881 sq. ft. 

  Level 3:    523 sq. ft. 

Lot Coverage: 

   Impervious 

  Pervious 

n/a 

n/a 

3,751 sq. ft.       56% 

2,969 sq. ft.       44% 

5,723 sq. ft.       85% 

   997 sq. ft.       15% 

*Modification requested

With the approval of the Modification described below, the project would meet the 

requirements of the Zoning Ordinance. 
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1. OPEN YARD MODIFICATION

The open yard requirement is 15% of the lot area on grade with minimum dimensions of

ten feet long and ten feet wide. The proposed project provides approximately 13% of the

lot area (875 square feet) as open space on grade; however, none of this area actually

counts toward the required open yard calculation because it is either located in the front

setback (330 square feet) or does not meet the required minimum dimensions (545 square

feet). Therefore, a modification the open yard requirement is requested.

The Zoning Ordinance states that open yard areas are “intended to promote desirable

living conditions, a sense of openness on residential development, and to provide

minimum useful space for outdoor living and enjoyment.” Given the configuration of the

proposed development, with the commercial space and parking on the ground level, the

residential units would not derive much benefit or usefulness from having outdoor living

space on the ground level. The proposed project provides 1,881 square feet of private

open yard area for the unit on the second floor and 523 square feet of private open yard

area for the unit on the third floor, which is significantly more than is required. Also, the

open space that is provided on grade would contribute to a sense of openness, especially

in the front portion of the development.

Staff is in support of the modification because it meets the intent of the Zoning Ordinance

by providing more than sufficient private open yard area that would be useful space for

outdoor living and enjoyment; would be easily accessible for each residential unit; and

that the open space on grade would provide a sense of openness on the lot.

The Historic Landmarks Commission was also in support of the open yard modification

as discussed in Section VII below.

2. NONRESIDENTIAL GROWTH MANAGEMENT PROGRAM (GMP)

The project site, being located in the Downtown GMP Development Area, is eligible for

a Minor Addition of 1,000 square feet and a Small Addition of 1,000 to 3,000 square feet.

The proposed project includes a request for 752 square feet (net) of non-residential square

footage from the Minor Addition category for the proposed commercial space. A project

developing with only a Minor Addition is not subject to Development Plan review and

approval.

3. TENANT DISPLACEMENT ASSISTANCE ORDINANCE (TDAO)

The Tenant Displacement Assistance Ordinance applies to the project because two

residential units would be demolished as a result of the proposed project. Compliance

with the TDAO has been included as a condition of approval.

4. INCLUSIONARY HOUSING ORDINANCE

The project is subject to the City’s Inclusionary Housing Ordinance (SBMC Chapter

30.160), which implements policies of the Housing Element. For residential

developments of less than five units and more than one unit, the applicant shall either

provide at least one unit as an owner-occupied Middle Income restricted unit, or pay to

the City an in-lieu fee equal to 5% of the in-lieu fee specified by Section 30.160.070.B,

multiplied by the number of units in the development which exceed one dwelling unit.
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The project applicant has chosen to pay the fee. The amount of the in-lieu fee is 

determined at the time of project approval and is currently $23,475 per unit. Therefore, 

for the proposed project, the total fee would be $23,475. This requirement has been added 

as a condition of approval.  

B. GENERAL PLAN CONSISTENCY

1. LAND USE ELEMENT

The project site is located in the Lower State neighborhood. This neighborhood is

bounded on the north by Ortega Street; on the south by Cabrillo Boulevard; on the east

by Santa Barbara Street; and on the west by Chapala Street and Mission Creek.

This neighborhood is developed with a mix of commercial retail, restaurant, hotel, office,

warehouse, and light industrial uses, as well as some mixed-use and multi-family

development. The portion of this neighborhood north of Highway 101, including the

project site and surrounding area, has a land use designation of Commercial/High

Residential (28-36 du/ac).

The neighborhood immediately surrounding the project site consists of mostly

commercial and mixed-use developments. The project site is located in El Pueblo Viejo

Landmark District. The proposed project received favorable comments from the Historic

Landmarks Commission and was found to be compatible with the surrounding

neighborhood. The proposed project, with a mix of commercial and residential uses close

to the downtown could be found consistent with the vision for this area and, therefore,

consistent with the Land Use Element.

2. HOUSING ELEMENT

Santa Barbara has very little vacant or available land for new residential development

and, therefore, City housing policies support buildout of infill housing units in the City’s

urban areas where individual projects are deemed appropriate and compatible. A goal of

the Housing Element is to encourage construction of a wide range of housing types to

meet the needs of various household types and to assist in the production of new housing

opportunities which vary sufficiently in type and affordability to meet the needs of all

economic and social groups. The proposed development would provide for homeowner

opportunities in a neighborhood with close proximity to downtown transit and services.

Another goal of the Housing Element is the conservation and improvement of existing

housing stock. Although the existing residences would be removed from the site, the

applicant would be required to provide evidence of published advertisements for

acquisition and relocation of the main residence, hence, there is a potential for conserving

this housing unit. If relocation does not occur, the applicant is required to provide a plan

to salvage portions of the residence for use by others.

Although the project does not result in a net increase in housing units, the proposed

project would provide market rate, ownership residential units. The project would be

consistent with Housing Element Policy H10 (New Housing) by providing infill housing

as part of a mixed-use development.
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Although the project would not provide affordable housing units, the applicant would be 

required to pay an in-lieu fee pursuant to the City’s Inclusionary Housing Ordinance 

(SBMC Chapter 30.160), consistent with Housing Policy H11.3 (Inclusionary Housing).  

Therefore, the proposed project could be found consistent with the Housing Element.  

C. SUBDIVISION ORDINANCE CONSISTENCY 

1. TENTATIVE SUBDIVISION MAP (SBMC CHAPTER 27.07) 

The Tentative Subdivision Map is required to comply with the State’s Subdivision Map 

Act, City’s Zoning Ordinance, and the City’s General Plan.  

The Tentative Subdivision Map complies with the State’s Subdivision Map Act and meets 

all of the requirements of the City’s Subdivision Ordinance. The zoning designation for 

the project site is M-C (Manufacturing Commercial), which permits commercial and 

residential uses. As discussed above in Section V.A, the proposed mixed-use 

development would be consistent with the Zoning Ordinance. The Tentative Subdivision 

Map and the proposed development is consistent with the General Plan, as discussed 

above in Section V.B.  

The findings for approval of the Tentative Subdivision Map also include the physical 

suitability of the site for the type and proposed density of the development, and whether 

the project will cause environmental damage, public health issues, conflict with public 

easements, affect access to public resources, or violate water quality requirements.  As 

described in Section V.A, the project site is suitable for the type and proposed density of 

the development. As described in Section VI, the project will not result in environmental 

damage, public health issues, or water quality violations. The design and type of 

development will not conflict with easements acquired by the public at large for access 

through the property. The project includes a ten foot wide setback from the property line 

to accommodate possible future street widening by the City. The project site does not 

provide access to any public natural resources. Therefore, staff believes that the proposed 

subdivision could be found consistent with requirements of the Subdivision Ordinance.  

2. NEW CONDOMINIUM DEVELOPMENT (SBMC CHAPTER 27.13) 

In addition to the requirements of the zone, the required physical standards for residential 

condominiums, as described in SBMC §27.13.060, have been met as follows:  

a. Parking. The project would satisfy the parking requirements (SBMC §30.175.040) by 

providing each residential condominium unit with at least one covered parking space. 

b. Private Storage Space. The project would satisfy the requirement by providing a 

separate enclosed storage space for each residential unit.   

c. Separate Utility Metering. All utilities (e.g., gas, electricity, water and sewer) would 

be metered separately for each unit in accordance with the provisions of this Section.  

d. Laundry Facilities. Laundry facilities would be provided in each unit.   



Staff Hearing Officer Staff Report 

24 W. Gutierrez Street (MST2017-00303) 

October 31, 2018  

Page 7 

e. Public Improvement Districts. The requirement that the applicant waive the right,

through deed restriction, to protest the formation of public improvement districts has

been included as a condition of approval.

f. Density. The project includes two residential units, which is the maximum number of

units allowed to be developed under base density on the 6,720 square foot lot.

g. Unit Size. The requirement that the enclosed living or habitable area of each unit shall

be not less than 400 square feet is met because the smallest unit size is 3,340 square

feet (net).

h. Outdoor Living Space. The project includes a request to allow less than the required

amount of open yard based on findings that the project provides more than sufficient

private open yard area that would be useful space for outdoor living and enjoyment

and would be easily accessible for each residential unit. Also, the open space that is

provided on grade would contribute to a sense of openness, especially in the front

portion of the development.

i. Storage of Recreational Vehicles. The proposal does not include parking spaces for

recreational vehicles.  Staff has included a recorded condition that states that

recreational vehicles shall not be stored on site.

VI. ENVIRONMENTAL REVIEW

The proposed project is within the scope of buildout of the 2011 General Plan and the associated

Program EIR.  The project is consistent with the residential density designated and analyzed in

the Program EIR, and potential adverse, significant project-specific environmental effects are

addressed with existing development standards and regulations.

Staff has reviewed the following technical reports in support of this exemption:

 Phase I Historic Site/Structures Report (Post/Hazeltine Associates, 4/14/16 )

 Phase I Archaeological Resources Report (Stone, Amec Foster Wheeler, 3/2018 )

 Drainage Report (Coast Engineering & Survey, 1/17/17)

 Geotechnical Investigation (GSI Soils, Inc., 3/24/16)

Transportation Planning Staff completed a traffic analysis of the potential effects of the proposed 

project on traffic congestion and determined that it would not constitute a project specific traffic 

impact on identified intersections per City impact thresholds.  

Although the Phase I Historic Site/Structures Report found that the main house is not a significant 

historic resource, the Commission recommended that the structure be relocated, or a salvage plan 

(including hardware) be submitted, prior to demolition. This has been added as a condition of 

approval for the project.  

Based on City staff analysis, no further environmental document is required for this project 

pursuant to the California Environmental Quality Act (Public Resources Code §21083.3 and 

Code of Regulations §15183- Projects Consistent with the General Plan) and the CEQA 

Certificate of Determination (Exhibit E).  The City Council environmental findings adopted for 
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the 2011 General Plan apply to this project.  A Staff Hearing Officer finding that the project 

qualifies for the §15183 CEQA determination is required. 

VII. DESIGN REVIEW

This project was reviewed by the Historic Landmark Commission (HLC) on five separate

occasions (meeting minutes are attached as Exhibit D).  On March 21, 2018, the HLC continued

the project to the Staff Hearing Officer with the comment that the proposed modification is

aesthetically appropriate because open yard area would not be successful and usable on the

ground floor and is more appropriate adjacent to the living spaces, and that it does not pose

consistency issues with El Pueblo Viejo Design Guidelines or the Neighborhood Preservation

Ordinance. The HLC also provided comments on the design, which were minor and would need

to be addressed by the applicant when the project returns for Project Design and Final approvals.

VIII. FINDINGS

The Staff Hearing Officer finds the following:

A. ENVIRONMENTAL REVIEW

The project has been found to be consistent with the General Plan. Therefore, the project

qualifies for an exemption from further environmental review under CEQA Guidelines

Section 15183, based on the City staff analysis and the CEQA Certificate of Determination

on file for this project.

B. OPEN YARD MODIFICATION (SBMC § 28.63.060 and SBMC §28.92.110)

As described in Section V of the staff report, the open yard modification is consistent with

the purposes and intent of the Zoning Ordinance and is necessary to secure an appropriate

improvement on the lot. The project provides more than sufficient private open yard area that

will be useful space for outdoor living and enjoyment and would be easily accessible for each

residential unit. Also, the open space that is provided on grade contributes to a sense of

openness, especially in the front portion of the development.

C. THE TENTATIVE MAP (SBMC CHAPTER 27.07)

As described in Section V of the Staff Report, the Tentative Subdivision Map is consistent

with the General Plan and the Zoning Ordinance. As described in Section V.A, the project

site is suitable for the type and proposed density of the development. As described in Section

VI, the project will not result in environmental damage, public health issues, or water quality

violations. The design and type of development will not conflict with easements acquired by

the public at large for access through the property. The project includes a ten foot wide

setback from the property line to accommodate possible future street widening by the City.

The project site does not provide access to any public natural resources.

D. NEW CONDOMINIUM DEVELOPMENT (SBMC §27.13.080)

1. There is compliance with all provisions of Chapter 27.13 (Residential Condominium

Development), including parking, private storage space, separate utility metering, laundry

facilities, public improvement districts, density, unit size, outdoor living space, and

storage of recreational vehicles, as described in Section V of the Staff Report.
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2. The project is consistent with the policies of the City’s General Plan in the Land Use

Element and Housing Element by providing a mixed-use residential development that is

compatible with the surrounding neighborhood, providing new housing, providing

energy-efficient buildings and electric vehicle charging stations, and minimizing dust and

emissions during construction, as described in Section V of the Staff Report.

3. The proposed development is consistent with the principles of sound community planning

and will not have an adverse impact upon the neighborhood's aesthetics, parks, streets,

traffic, parking and other community facilities and resources because the design of the

proposed project is compatible with the surrounding neighborhood, the project is

adequately served by public streets, has adequate parking, and will not result in project

specific traffic impacts, as described in Sections V, VI, and VII of the Staff Report.

Exhibits: 

A. Conditions of Approval

B. Site Plan

C. Applicant's letter, dated October 8, 2018

D. HLC Minutes (8/23/17; 10/18/17; 1/10/18; 2/7/18; 3/21/18)

E. Certificate of Determination
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